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will not specify exactly where permits will be issued or for what type of development, but it will
provide clear direction to the county on which locations and types will have greater impact. Fur-
thermore, the preferred development alternative, generated by the LCP process and refined
through the HCP process, has been analyzed using the PVA model. This process has allowed
the county to plan for distribution of potential permits over the maximum available range of
types and locations to meet community needs.

Summary of Habitat Conservation Plan

The Habitat Conservation Plan proposes to mitigate the “take” of Key deer mainly by putting
habitat under public protection. Habitat protection is considered the highest priority action for
protection of Key deer and other listed animal and plant species. Thus the habitat value units
expended by allowing development can be mitigated to some extent by acquiring a certain level
of habitat value elsewhere. In addition avoidance and minimization measures were applied at
every step in the preparation of the HCP and the LCP to reduce potential impacts from the pro-
posed future development plan. Mitigation will also involve management of the acquired habitat,
and other activities. The HCP also proposes actions to minimize development impacts. Exam-
ples include implementation of traffic calming designs and restrictions on fencing. The Master
Plan provides the details on how these minimization and mitigation actions will be implemented.

Effect of Issuance of Incidental Take Permit

The application for an Incidental Take Permit under Section 10 of the ESA was submitted in
May 2003. Issuance of a permit is expected within two years. It is very important to note that
because the HCP process included all concerned agencies and stakeholders, including the FWS
in a technical support role, the HCP document as currently proposed s expected to be acceptable
to the federal government with a minimal amount of changes. Of course the document must go
through the public process and the final content may change. Based on the substantial coordina-
tion that has taken place thus far and in consideration of the substantial permit processing time
involved, Monroe County is moving forward now with this Master Plan. There are components
of the Master Plan that could be changed later, however, to match the final HCP document that
accompanies the issued Incidental Take Permit. Both documents have a planning horizon of
twenty years that starts upon issuance of the Incidental Take Permit.
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Format of Master Plan Elements

There are six elements in this Master Plan. Each one focuses on an issue of heightened impor-
tance to Big Pine Key and No Name Key. The format for these elements is different from the
comprehensive plan because this Master Plan is a culmination of the LCP process, not a starting
point. Therefore, the community and planning staff have already reviewed and analyzed much
of the available data about the island and they have been through a planning process whereby
“problems” (questions, issues, uncertainties) have been identified and needs have been verbal-
ized. Many of the opportunities and constraints for meeting these needs have also been analyzed
through the development alternatives analysis. This information is contained in the Big Pine
Key & No Name Key Development Alternatives Report.

The Master Plan seeks to further condense and refine the products of the development alterna-
tives analysis process. The Master Plan provides the tools for problem solving by fulfilling
three basic tasks:

» Statement of the goals of the LCP/HCP process as it applies to the planning area,

+ Refined analysis of specific community and planning needs to fulfill the goals,

o Identification of strategies to meet the needs.

(oals: Each element states a specific planning goal designed around the major topics to be ad--
dressed through the LCP process such as growth and redevelopment, economic viability, envi-
ronmental protection, and community character. This particular Master Plan also includes goal
language designed to address the requirements of the HCP process.

Current Conditions Summary: A certain amount of information specific to the planning area is
available and can be presented or cited in the Master Plan now. Some of this information was
provided during the LCP process in newsletters and workshops. Demographics, inventories of
community facilities, and land ownership patterns are examples of information presented in this
section.

Analysis of Community Needs: The problem, issue or shortfall in the community or environ-
ment is stated here. These have been identified either by the community or by the planning
staff. The community includes the affected public, stakeholders, and elected officials and they
have identified needs to the planning staff in a variety of ways: workshop participation, mail sur-
veys, meetings, phone calls, and letters. The planning staff identified additional needs either
through planning analysis of existing information, professional judgment based on observations
of data or conditions, or coordination with facility or service providers.

Final Strategies and Action Items: As part of the Master Planning process the planning staff has
identified and evaluated possible strategies for meeting each need. The possible strategies were
also evaluated relative to one another to identify conflicts and to identify opportunities for one
strategy to fulfill multiple needs. In this way a final set of strategies was completed. Action
items were then developed towards implementation of each strategy.

The plan is therefore written in the form of goals, strategies and action items rather than goals,
objectives and policies as in the Comprehensive Plan. Where strategies and action iters replace
current comprehensive plan policies, this is noted and action items for deleting or modifying
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those policies are included in the applicable element. If is very important to note that this plan
will be an addendum to the Monroe County Year 2010 Comprehensive Plan. The Comprehen-
sive Plan remains in effect in the Big Pine Key/No Name Key planning area.

The plan format is illustrated in the flow chart in Figure 2.1. The flow chart starts with an indi-
vidual need identified in the plan. A comprehensive strategy for meeting the need is formulated
based on the information in hand. If the information in hand is sufficient to implement the strat-
egy the action items for implementation can be written directly into the Master Plan. If not, an
action item can be written to procure new information or further analyze existing information.
Note that new information not only feeds back into implementation but may reveal new strate-
gies, may redefine the need or may even reveal new needs. To be a meaningful and current im-
plementation tool over the entire twenty-year planning horizon the Master Plan must include this
iteralive process of problem solving that monitors success and identifies changing conditions
and new issues. It must also allow for timely response and tracking of progress towards problem
solving.

Using this format the Master Plan moves the LCP/HCP process into its final phase by taking the
following steps:
1. Adopt as the plan framework, the preferred land use scenario developed during the LCP/
HCP process providing the basis for the anticipated incidental take permit.
2. Develop and refine the implementation details of the preferred land use scenario.
3. Include mechanisms for ensuring that the Master Plan complies with the anticipated inci-
dental take permit through the twenty-year planning horizon.
4. Include mechanisms and revisions for ensuring that the Master Plan complies with the
Monroe County Year 2010 Comprehensive Plan.
5. Address new issues relevant to the planning area that were not addressed in either of the
aforementioned processes (Comprehensive Plan and HCP) and that have no impact or a
positive impact on the ability to comply with those two processes.
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Figure 1.2 Flow chart illustrating Master Plan process.
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GOAL 1

Direct future growth to lands that are intrinsically
most suitable for development and encourage con-
servation and protection of environmentally sensi-
tive lands by using the relative wildlife habitat value
of land as a basis for development decisions on Big
Pine Key and No Name Key.

Current Conditions Summary

The Habitat Conservation Plan as implemented under the anticipated Incidental Take Permit
(ITP) will create a direct link between wildlife habitat conservation and land development for
the next twenty years. The direct link mechanism is the Harvest (measured in H-units) of indi-
vidual parcels within the planning area. The HCP document explains how the H-unit was devel-
oped based upon the Population Viability Analysis (PVA) of the Key deer. The PVA revealed
that both “harvest” (mortality) and the deer carrying capacity of the habitat (known as “K”) af-
fect the population viability of the deer. The mode] further revealed that when a parcel is devel-
oped, the corresponding increase in harvest potential (additional traffic mortality) is a much bet-
ter indicator than the corresponding removal of habitat as to the projected viability of the deer
population over the 100-year PVA horizon. In fact, harvest turned out to be a very good indica-
tor of development impacts when multiple development scenarios were processed through the
PVA model. Therefore, the weighted Harvest Grid Map generated from the PVA will be used to
predict the projected levels of take of endangered species for various development scenarios.
Monroe County applied this map towards the planning of future development for the next twenty
years through the LCP process.

A mechanism for transiating the Harvest Grid Map into a land use regulatory tool exists under
the county’s Smart Growth Initiative, otherwise known as the Tier System. Policy 105.2.1 de-
fines the Tier System categories in detail. The three Tier categories are based on environmental
protection and future land use planning priorities. Tier I lands are termed “Natural Area,” Tier II
lands are called “Transition and Sprawl Reduction Area” and Tier III lands are the “Infill Area.”
For Big Pine Key and No Name Key the habitat sensitivity information presented in the HCP
can be used directly to define the environmental protection priorities incorporated into their Tier
Map coverages. Planning priorities set during the LCP/HCP process can be used to refine the
map where needed.

The same spatial model of the PVA that generates the Harvest Grid Map allows calculation of
H-umt by individual parcel using a summing method applied to the grids contained within the
parcel. Therefore, Monroe County will use this calculation to project the level of impact of each
individual development proposal on endangered species and, ultimately, on ITP/HCP-
compliance. The anticipated Incidental Take Permit will authorize a total take of approximately
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78 female Key deer (PVA-model based number) and no take of the Lower Keys Marsh Rabbit in
the twenty-year period covered by the permit. This is expressed in terms of development within
the HCP as a total allowable H of 1.1 units. Furthermore, the anticipated ITP will require miti-
gation through the acquisition and protection of at least 3.3 total H units (mitigation ratio of 3 to
1). The projected amount of development that could be accommodated by 1.1 units of H was
estimated as the equivalent of approximately 600 residential units, This was done by running
the PVA model through several scenarios in which the least valuable habitat was always devel-
oped first. The scenarios used equivalent units that were characterized as single family residen-
tial units within subdivisions. A method was needed for the direct translation of equivalent units
into all types of land uses anticipated by the LCP process such as commercial, public facilities,
and roadways. The HCP does this by supplying a multiplier for those uses generating additional
traffic (translating to harvest impact) beyond that generated by a single family residential unit.

Analysis of Community Needs

Tier Map

The Tier Map for Big Pine Key and No Name Key has been developed based on relative wildlife
habitat quality as defined in the HCP. Monroe County is in the process of developing the Tier
Maps pursuant to county-wide Smart Growth Initiatives adopted in Goal 105 of the Comprehen-
sive Plan. For the Big Pine Key and No Name Key planning area the Tier Maps are based upon
habitat sensitivity identified in the HCP, primarily as represented on the weighted Harvest Grid
Map.

H unit Tracking System

Pursuant to the anticipated ITP and the HCP, the H-Value of all parcels developed and parcels
acquired for the purpose of mitigating endangered species take will need to be continuously
compiled and monitored. A system for tracking the H for each parcel developed, and how much
H is in the mitigation bank must be created and monitored. An annual report will be presented
detailing this information.

Recommended Strategies and Actions

Strategy 1.1 :

Create a Tier Map for the planning area depicting the locations of Tier I, Tier II and Tier UI
lands as described in Comprehensive Plan Policy 105.2.1. Base the Tier Map on the habitat
needs of federally endangered resident species in the planning area as set forth in the anticipated
ITP and HCP in terms of relative H of parcels within the planning area.

Strategy 1.2
Assign relative H units to all parcels within the planning area as per the method described in the

HCP in order to ensure compliance with the permitted level of take of federally endangered spe-
cies contained in the anticipated ITP.

Action Item 1.2.1: Use the parcel-specific H unit spreadsheet included with the HCP to as-
sign H to individual parcels within the planning area.
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Action Item 1.2.2: For development proposal applications involving multiple parcels, sum
the H units for the individual parcels to generate the total H impact of the development.

Action Item 1.2.3: Devise a trip generation equivalency system to account for the difference
in harvest impact between non-residential and residential uses in accordance with HCP re-
quirements. Use the revised version of HCP Table shown below in Table 2.1. This revision
provides more detail regarding the uses that are anticipated in this Master Plan.

Table 2.1 H multiplier for land use development (both new and expansion) categories.

o T

Accessory Uses ° (on vacant parcels) - 0.2

(includes neighborhood pocket parks)

Retail and Service 70.0 7.4 (per 1,000 sq, 1t.)
Office ~ government or private 59 0.6 (per 1,000 sq. ft.)
nstitutional (includes cornmunity and religious organizations) 13.0 1.4 (per 1,000 sq. ft.)
Industrial (includes public utilities) 5.0 0.5 (per 1,000 sq, ft.)
ecreational (major parks) and Library 67 7.0

urce: Habitat Conservation Plan for Florida Key Deer

' The multiplier is based on traffic generation because vehicle collisions with Key deer is the most important hu-
man-related cause of mortality for the Key deer,

* Average daily trips generation was estimated from the Institute of Traffic Engineers Manual; daily trip generation
by land use has not been verified for the Florida Keys.

* Fences and auxiliaty uses, as defined in the Monroe County Land Development Regulations, are assumed to cause

no additional traffic impacts; they were assumed to cause habitat loss (change in K), which has a lesser effect on the
matrix model than changes in H.

Action Item 1.2.4: Use the formulas in Table 2.2 of this Plan, (Table 2.6 of the HCP) to de-
termine the H impact of development permitted after March 15, 1995.

Strategy 1.3

Prepare a public acquisition strategy to acquire parcels with the highest H first because of their

relative habitat value, to maximize mitigation potential and ensure compliance with the antici-
pated ITP/HCP.

Action Item .3.1: Prioritize the purchase of Tier I lands over Tier II and Tier Il lands in or-

der to achieve the highest possible level of H protection and to ensure compliance with.the
anticipated ITP mitigation requirements. Within Tier I, Florida Key deer movement corri- |~
dors, as depicted in the HCP document shall be further prioritized for acquisition.

Action Item 1.3.2: Consider the following acquisition mechanisms applied within the plan-
ning area as eligible to be counted for the purpose of providing H unit equivalent mitigation:
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Table 2.2 Calculation of H impact for different development activities.

Undeveloped

[Residential Construction (single family)

Himpact = Hpan:el

{Construction on vacant parcels incurs a new
impact, both as loss of habitat and as causing
secondary effects.

INon-residential construction

}:Hijllpac! = Hparccl * # dCVCIOPmem units * Mla.nd use

[For non-residential land uses, the total impact is
ja function of both the amount and type of devel-
opment. The number of development units re-
fers to the square footage of new development
divided by 1,000.

Accessory use

Himpact = Hparccl *0.2

Accessory uses only cause loss of open habitat

0.2 times the effect of H.

(reduction in K); the effect of K on the model is |

Open space (passive parks)

t[-Iim;ﬁw.t = (Hpa:cei * 02) * Mrecrealiorl

ion, thus improving habitat value. Recreation

arcels will be revegetated with native vegeta-
1
se will increase secondary impacts.

Developed

[Expansion

Himpacl - Hparcei * (Sq-ﬁ-expansion/Hparcel) * Mland use

]In developed parcels, expansion causes an in-
crease on the footprint of development; impact
is a function of the additional footprint and the
type of land use.

Redevelopment {different use)

Himpact = Hpamel * {[M * (Sq-ft-rievlsq-ft-parcei)]ncw -
[M * (Sq-ﬂ:-devlsq-ﬂ-parcel)]oid}

The impact is the difference between the effect
of the new footprint/land use and the old foot-
rint/land use.

pccessory use

Hirnpact = Hparcel *0.2

IAccessory uses only cause joss of open habitat
(reduction in K); the effect of K on the model is
0.2 times the effect of H.

[{ parcel is already fenced

flpme, is nitiplied by 0.8; otherwise the equa-
ions above remain unaltered.

The H grid was built without field verification
of fencing,

Roads

Paving (dirt roads)

{Himpace = 0.03720 * length of paving (in miles)

Calculation is based on the estimated H of one
mile of paved road (H = 0.0372)

Widening (paved roads; including U.S 1)

Himpees = 0.03720 * (additional width/existing
width) * length (in miles)

iSource: Habitat Conservation Plan for Florida Key Deer
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1. Outright purchases by Monroe County for conservation purpose using county funds,
state funds, grants or other outside funding sources, whether or not the property is later
donated to the federal government for conservation purpose or transferred/sold to the
State of Florida for conservation purpose.

2. Properties purchased for the purpose of conservation by the State of Florida which do
not specifically prohibit use of the funds for mitigation purposes.

3. Lots dedicated to Monroe County to achieve points for the ROGO eligibility.

Strategy 1.4

Compile the H units of parcels permitted for development as permits are issued in order to allow
continuous determination of the individual and cumulative H units of developed parcels. At the
same time, continuously compile the H units of conservation parcels acquired for the purpose of
mitigating H units developed.

Strategy 1.5
Evaluate and demonstrate compliance with the total allowable H under the ITP/HCP through
annual reporting of H units developed and H units acquired.

Action Item 1.5.1: Based on the annual report, evaluate whether there continues to be a
steady and available rate of H units for meeting community needs throughout the twenty-
year planmng horizon.

Action Item 1.5.2: Based on the annual report, evaluate whether the acquisition strategy en-
sures a steady and availabie rate of H units for mitigation (through identification of future
acquisition areas) throughout the twenty-year planning horizon.

Action Item 1.5.3: Based on the annual report, evaluate whether the program ensures that H
units protected through acquisition substantially mitigates H units lost through development.
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Figure 2.1 Tier designations on Big Pine Key and No Name Key.
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GOAL 2

Manage future growth for the next twenty years on
Big Pine Key and No Name Key consistent with the
community vision, while minimizing impacts on the
endangered species and maintaining the existing
biodiversity .

Current Conditions Summary

The primary mechanisms for implementation of the Tier System are the permit allocation system
and land acquisition. These two programs are already in place and need merely to be revised to
implement the HCP and this Master Plan. Tiers I and IT minimize development impact on natu-
ral resources and sparsely settled areas. Tier Il encourages development in disturbed areas al-
ready heavily settled. It is envisioned that future development patterns will be accomplished
through the application of minimum eligibility requirements for competing in the permit alloca-
tion system. Tier III applicants will be immediately eligible to compete whereas Tier I and Tier
11 applicants will be required to amass points via land preservation prior to being eligible for en-
try into the system. In this way, the compstition aspect of the allocation system is preserved
while the subjective evaluation of point awards (a growing problem since the system was first
implemented) is eliminated. The land acquisition program, the second implementation mecha-
nism of the Tier System, will be reviewed and revised to prioritize parcel acquisition according
to Tier category.

As described in Goal 1, the distribution of future development within the planning area will be
based directly on the H units of the land to achieve minimization and avoidance of impacts. The
Tier category coverages were developed following this same format of habitat sensitivity infor-
mation presented in the HCP, primarily as depicted on the Harvest Grid Map. Much of this in-
formation was available and was brought into the LCP process during development of the pre-
ferred land use alternative.

Land use alternatives developed in the LCP were organized by land use category according to
the primary focus area identified by the community: residential, commercial, recrea-
tional/community facilities, and transportation. The alternatives analysis is presented in the Big
Pine Key & No Name Key Development Alternatives Report. The alternatives considered most
feasible (preferred) for the first three land use categories are identified in that report as:

e Residential Clustered,

» Commercial Redevelopment, and,

* New Community Facilities and Scattered Community Facilities (two alternatives were

combined).

The transportation altematives were further analyzed and preferred alternatives were later identi-
fied to be:
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e Three-laning of U.S. 1 on Big Pine Key, and,

e (Cross-island road for local traffic.
The basic desired rate of development was also set during the LCP process for the twenty-year
planning horizon:

e 200 residential units, and, ,

s 47,800 square feet of additional commercial floor area (to correspond with residential).
The conceptual maps of the above alternatives (and all other alternatives considered) are con-
tained in Appendix 5 of the Big Pine Key & No Name Key Development Alternatives Report.

The preferred alternatives were combined and refined into a single preferred land use alternative
to which were added plans for expansion of institutional uses and planned public facilities. Dur-
.ing development of the HCP this preferred altemative was further refined to form a specific land
use plan for Big Pine and No Name Keys. This is the plan for which the proposed levels of take
of federally-protected endangered species was determined through PVA modeling. Therefore,
implementation of this specific plan will comply with the anticipated Incidental Take Permit.
The plan components are as follows:

» Residential — Up to 200 new units over the next twenty years.

s Commercial — Up to 47,800 square feet of commercial floor area over the next twenty years
in the U.S. 1 Corridor Area (south of Lytton’s Way) to be used for infill and expansion of
existing businesses. Development is limited to Tier II disturbed and scarified uplands. Total
trip generation over the twenty-year horizon is limited to the equivalent of 200 residential
units. '

» Major Recreational/Community Facilities — One major recreational and community center
facility to be located at the county-owned “Mariner’s Resort” site in southeastern Big Pine
Key; Three additional public parks to be located on disturbed uplands; Expansion of the ex-
isting public library by up to 5,000 square feet.

e Minor (Neighborhood) Recreational — Up to seven neighborhood “pocket parks” on dis-
turbed or scarified sites in any of the following subdivisions:

Pine Channel Estates Palm Villa Port Pine Heights
Cahill Pines and Palms Sands
Doctor’s Arm Eden Pines Colony

» Community Organizations — Allow for expansion of existing community organizations such
as religious institutions and civic clubs on scarified land already owned by them on the date
of the issuance of the Incidental Take Permit.

» Public Facilities — To include the following public facilities needs anticipated over the next
twenty years, all of which are to be restricted to disturbed and/or scarified areas:
1. Sewage treatment needs outlined in the Monroe County Sanitary Wastewater Master
Plan (SWMP), including facilities for collection and treatment,
2. Stormwater treatment needs outlined in the Monroe County Stormwater Management
Master Plan (SMMP) including facilities for collection and treatment,
3. Public office space to be located in the U.S. 1 Corridor Area, and
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4. Expansion of county emergency response facilities at the current location.

s Accessory Lots and Fences — Approximately 250-300 vacant lots allowed to either be fenced
or developed with accessory uses primarily on Tier Il and Tier ITI lands.

e Roads — To include three-laning of U.S. Highway 1 only. The cross-island road was in-
cluded in the PVA modeling effort as part of the total development impact. However, the
road was subsequently withdrawn from consideration by the Board of County Commission-
ers (BOCC) based on planning issues identified through further study and public input. One-
way access from the western area of Big Pine Key to the central business area (surrounding
Key Deer Blvd.) may still be considered as well as improvements to other roadways as per-
mitted in the HCP.

Analysis of Community Needs

Reconciliation of the Tier Map, Future Land Use Map (FLUM) and Land Use District Map
Land use within the planning area is already regulated pursuant to the Future Land Use Map
(FLUM) of the Comprehensive Plan and the Land Use District Maps (a k.a., zoning maps). The
Master Plan horizon (most likely 2025) will now extend beyond the comprehensive plan horizon
(2010) because it must correspond with the federal Incidental Take Permit (ITP). Therefore, any
FLUM or Land Use District revisions required to implement the LCP or HCP should be in-
cluded in this Master Plan. Revisions must still be consistent with the intent of the Comprehen-
sive Plan. In addition to map revisions, the regulatory status and relationships of the FLUM,
Land Use District Map and Tier System Map must be codified.

H-unit Budget
A total of 1.1 units of H may be developed over the twenty-year planning horizon, as long as the

mitigation ratio of 3:1 mandated by the HCP is maintained. The community and planning staff
have formulated a general development scenario that meets community needs and complies with
the HCP. In order to ensure that the desired scenario can be followed, the plan must partition H
to the various planned uses, at least in the early stages. This will ensure that reserve H units are
available for each planned use when it is ready to develop, promoting an orderly development
process over the twenty-year horizon. The H unit budget for each land use type will ensure the
fair and reasonable partitioning of development potential towards that land use type in compli-
ance with the spatial and temporal commitments made in the HCP and pursuant to the LCP. The
H unit budget will be used as a guide and is more important near the beginning of the process.
The county may consider changing the H unit budget according to changing conditions within
the planning area. Changes would merely redistribute H units among uses but could not result in
a change that would exceed the total number of H units allowable under the anticipated ITP and
HCP.

Comprehensive Plan Consistency

Once the HCP and Master Plan for Big Pine Key are formulated and completed, inconsistencies
with existing Comprehensive Plan policies must be addressed. For every policy in the Compre-
hensive Plan that specifically addresses Big Pine and No Name Keys the Master Plan will in
some way address that policy issue. The Comprehensive Plan policies will be individually
evaluated to determine whether or not they are affected by the Master Plan, and if they will be
replaced or modified.
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Recommended Strategies and Actions

Strategy 2.1

Continue to utilize the Land Use District Maps and supporting FLUM to regulate land use type,
density and intensity on an individual parcel basis within the planning area. The distribution of
future development shall be guided by a Tier System Overlay Map pursuant to the Comprehen-
sive Plan Smart Growth Initiatives (Goal 105).

Action Item 2.1.1: Continue to recognize the FLUM categories and land use districts as the
regulatory tool used for evaluating individual development proposals for compliance with
land development standards such as type of use, intensity of use, and open space. This will
promote orderly and safe development that is consistent with the Comprehensive Plan and
will protect the integrity and conformance status of existing development.

Action Item 2.1.2: Adopt the Tier System Map separate from but as an overlay of the Land
Use District Maps. The Tier System Overlay Map shall be used primarily to guide the distri-
bution of development through the application of the residential rate of growth ordinance
(ROGO) and the non-residential rate of growth ordinance (NROGOQ) pursuant to the strate-
gies set forth in this Master Plan.

Action Item 2.1.3: Adopt the following parcel-specific revisions to the FLUM and Land Use
District Map. These revisions are either required actions pursuant to the Comprehensive
Plan or needed to facilitate the implementation of this Master Plan (see Figure 2.2):

1. Revise the Land Use District Map to remove the Area of Critical County Concern
(ACCC) land use district designation from all parcels within the planning area and re-
place the designation with the applicable underlying FLUM category and land use dis-
trict for each parcel in the planning area. Delete Policy 103.1.2 requiring this change
from the Comprehensive Plan.

2. Change the designation of acreage identified as real estate parcel numbers:
00110460.000000;  00110540.000000;  00110640.000000;
00110720.000000;  00110720.000100;  00110730.000000;
00110740.000000;  00110750.000000;,  00111020.000000;
00111020.000010;  00111020.000020;  00111020.000030; and
00111020.000040 on Big Pine Key from Mixed Use/Commercial (MC) to Resi-

dential Low (RL) on the FLUM and from Destination Resort (DR) to Suburban Residen-

tial (SR} on the land wse district map. This proposed change will reduce the intensity of
the existing land use district and bring it into conformity with the current use and sur-
rounding community. Additionally it will protect existing sensitive habitat.

3. Change the designation of Lots 21 and 22, Tropic Island Ranchettes from Residential
Conservation (RC) to Mixed Use/Commercial (MC) on the FLUM and from Native Area
(NA) to Suburban Commercial (SC) on the land use district map. This change was a re-
quest by the property owner in order to recognize a commercial use existing before 1986
and to allow for minor expansion of the use.
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4. Change the designation of acreage identified as real estate parcel numbers
00111470.000000 and 00111470.000100 from Suburban Residential (SR) to Suburban
Commercial (SC) on the land use district map. Leave the existing FLUM designation of
Institutional (INS) unchanged. This change was a request by the property owner in order
to allow for expansion of existing community and institutional facilities.

Action Item 2.1.4: Create a new land use district category, Light Industrial (LI), for the pur-
pose of providing a more appropriate definition and accommodation of existing light indus-
trial uses on Big Pine Key. The LI category may be considered for parcels within the Mixed
Use/Commercial (MC) FLUM category that do not border on U.S. Highway 1 and are cur-
rently occupied by light industrial uses such as, but not limited to construction material and
lumber yards, outdoor and/or enclosed storage, warchouses and distribution centers, auto and
marine services.

Action Item 2.1.5: Once Master Plan FLUM changes are adopted pursuant to Goal 2, Strat-
egy 2.1, Action Item 2.1.3, consider any future changes to the FLUM to be inconsistent with
the intent of the adopted Master Plan and the intent of the HCP, except that changes to the
Conservation designation may be considered consistent with both plans.

Strategy 2.2
Limit the total impact over 20 years to not exceed H units of 1.1.

Action Item 2.2.1: Create an H unit budget for the general land use types and amounts estab-
lished through the LCP preferred alternative process and refined through development of the
HCP.

Action Item 2,2.2: Use the following “H unit budget” table (Table 2.3), based on the final
preferred development scenario modeled in the HCP, as a guideline for the approximate
amount of H that should be anticipated for planned development over the twenty-year hori-
Zon.

Action Item 2.2.3: Include discussion of the H unit budget in the annual review of HCP com-
pliance and change the budget as needed to meet community needs within HCP limits upon
approval by the Board of County Commissioners.

Land Use and Redevelopment Element 33




Livable CommuniKeys Master Plan for Big Pine Key and No Name Key December 17, 2003

Table 2.3. H unif budget for future development on Big Pine Key and No Name Key.

edin the HC T W ercentage H

or Endangered Species Impact stimated ™
Residential Single Family House 200 23%
Residential Accessory Lots (no additional traffic impact)| Developed SFR Lot 250 5%
Commercial (new and expansion) 1,000 Square Feet 47.8 39%
Community Organizations (new and expansion) 1,000 Square Feet 10 2%
Community Park Facility Parcel 1 6%
Library Expansion 1,000 Square Feet 5 1%
Public Offices (new and expansion) 1,000 Square Feet 10 1%
Emergency Facility Expansion 1,000 Square Feet 7 1%
US 1 Three-Laning Mile 23 1%
[Existing Roadway Paving Mile 5 16%
Remaining public uses (minor parks, stormwater etc.) N/A N/A 5%
Total 100%
Note: The percentage of H estimated is 2 generalized H unit value based on parcel averages and is for estimation

urposes only

Source: Habitat Conservation Plan for Florida Key Deer

Strategy 2.3

Revise the Future Land Use Element policies of the Comprehensive Plan regulating the Big Pine
Key and No Name Key Area of Critical County Concern.

Action Item 2.3.1: Revise Objective 103.1 of the Comprehensive Plan to add the Master Plan
and the Habitat Conservation Plan as guiding documents with which future land develop-
ment regulation on Big Pine Key and No Name Key must be consistent.

Action Item 2.3.2: Delete the following policies under Objective 103.1 of the Comprehensive
Plan: 103.1.1 and 103.1.2; 103.1.7 through 103.1.12; 103.1.14 and 103.1.15. These policies
are specifically addressed in this Master Plan.
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M \Livable communiKeys Program
TN TN

Big Pine Key and No Name Key
Proposed Zoning/FLUM Changes

Zoning /FLUM Changes

1. Zoning: ACCC to district
corresponding to FL.UM
FLUM: Unchanged

2. Zoning: DR to SR
FLUM: MC to RL

3. Zoning: NA/SC to 8C
FLUM: RC to MC

4. Zoning: SR to SC

FLUM: Unchanged (INS)

LeQe nd Monroe County
¢ Mile Marker Residential Roads Pla;émng and Environmental
— esources Department
] Parcels Key Deer Blvd. - —
Th:s map 1z for Mo County Growth at Divisi ote
S U . S 1 oniy n:;: r.onk::-:oaii h:“r:n is :]luslmtkve :i]u:.:nd ma;s:: :ﬁ.—u;y
ACCC depict boundaries, parcels, roads, right of ways, or ideat:f cation information

Figure 2.2 FLUM and Land Use District changes listed in Strategy 2.1, Action Item 2.1.3.
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GOAL3

Maintain housing opportunities for all segments of|
the population while limiting the total number of
new housing units to preserve the rural character of|
the planning area and minimize impacts on the criti-
cal habitat areas.

Current Conditions Summary

As described earlier, the LCP process envisions issuance of 200 residential dwelling units over
the twenty-year planning horizon. The first 30 of those 200 permits will be issued to applicants
who had already received an allocation but could not be issued a permit due to the traffic con-
currency moratorium. These applicants were awarded regulatory relief through beneficial use or
administrative relief afier waiting for at least five years. All but two of the permits will be is-
sued for single family lots within Tier III. The two remaining lots are in Tier L

The 170 additional permits to be issued over the next twenty years will be located primarily on
privately owned vacant upland lots zoned for residential use. There are a total of 1,539 private
vacant upland residential lots located in improved subdivisions. Of these, 756 (49%) are in
Tiers Il and IIL. This illustrates the fact that there is sufficient area and in fact a large surplus of
lots available to accommodate planned development.

Most residential development within the planning arca takes place in single family residential
-subdivisions at the rate of one house per lot. Table 2.4 shows the characteristics of existing
housing outside of single family subdivisions.

Table 2.4 Housing outiside single family subdivisions

_ e N i Ay
Mobile homes/RVs (not including RV spaces) 518 Permanent or seasonal
Multi-family/duplex 121 Permanent
Attached employee unit 93 Permanent
Institutional (shelters, etc.) 61 Transient

Source: U.S. Census 2000

Table 2.5 below summarizes the status of current housing on Big Pine Key and No Name Key.
The average size for households on Big Pine Key is 2.21 persons and for No Name Key is 2.48
persons.
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me Keys from the 2000 census.
A i i o L Oeecupied Totals
Big Pine Units 36 45 727 98 1,723 524 3,153
[Household Pop 3,749 1,222]  4,971%
[No Name Units 0 3 18 1 20 1 43
Household Pop 36 4 40

* The total population is 5,032 which includes 61 persons in correctional or other institutional living quarters,
Bource: U.S. Census 2000

These data show that at least 23% of existing housing units are reserved for seasonal or recrea-
tional use. Another 17% are renter occupied while 55% are owner occupied. About 3% of total
units were available for sale or rent at the time of the census.

The 2000 Census reports that the per capita income on Big Pine was $23,169. The per capita
income of Monroe County was $26,102. Within the County a reported 7,977 individuals had an
income that placed them below the poverty level, roughly 10.2%. On Big Pine the ratio remains
similar: 472 individuals below the poverty level (roughly 9.5%).

ROGOQO on Big Pine Key and No Name Key

Being competitive in the current ROGO system on Big Pine and No Name is extremely difficult.
Even if an applicant proposes to building in an improved subdivision on a scarified lot (gaining
10 points for infill and 1 point for a disturbed habitat) they are assessed —~10 for being on Big
Pine or No Name. An additional 10 points are subtracted if the lot is within the proposed CARL
boundaries which consist of approximately 80% of Big Pine and 100% of No Name. Ten more
points are subtracted if the lot is located with a Priority T or II acquisition area of the National
Key Deer Refuge, which overlaps with much of the CARL boundaries on and covers 100% of
No Name. In order to protect threatened or endangered species, 10 points for each species are
subtracted if the applicant proposes to build in the known habitat.

The known habitat of the Key deer covers both of the islands so a minimum of -10 points will
affect the applicant. Another ten points will be subtracted from any application to No Name
Key because it is a unit of the Coastal Barrier Resources System (CBRS). Therefore, just for
being located on Big Pine and No Name an applicant would typically be subject to as little as -
20 and as much as —80 points in ROGO.

The proposed ROGO system described in this Master Plan simplifies the process. Competition
will only be between Big Pine and No Name applicants and the points system will be based pre-
dominantly on the Tier designations set forth in the HCP. Additional negative points will dis-
courage development in designated Key deer corridors, close to marsh rabbit habitat, and on No
Name Key. To enter the proposed system, a threshold of “0° must be reached and the most nega-

tive points which would be imposed would be —40 (for No Name Key within range of marsh
rabbit habitat).

Housing Affordability

Retention of existing affordable housing is one of the most difficult issues to address In an area
such as the Florida Keys where market pressure can be heavily slanted towards market rate
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